
 
 
THE CORPORATION OF THE CITY OF COURTENAY 

STAFF REPORT 
 

 

To:  Council                   File No: 3360-20-2002 

From: Chief Administrative Officer                                                               Date:  February 1st, 2021 

Subject: Zoning Amendment Bylaw No. 2994 – 310 Hunt Road  

PURPOSE: 
 

The purpose of this report is for Council to consider a Zoning Bylaw amendment application to create a new 
Comprehensive Development Thirty One Zone (CD-31), and rezone the property legally described as Lot A, 
Section 14, Comox District, Plan EPP101533 from Land Use Contract (LUC) to CD-31 to facilitate the 
development of a 93 unit hotel and associated site development.  . 

 

CAO RECOMMENDATIONS: 

THAT based on the February 1st, 2021 staff report “Zoning Amendment Bylaw No. 2994 - 310 Hunt Road” 
Council approve OPTION 1 and complete the following steps:  

1. That Council give First and Second Reading of “Zoning Amendment Bylaw No. 2994” to create a new 
CD-31 Zone and rezone the property legally described as legally described as Lot A, Section 14, 
Comox District, Plan EPP101533 VIP74579 from LUC to CD-31; 

2. That Council direct staff to schedule and advertise a statutory Public Hearing with respect to the 
above referenced bylaw; and, 

3. That Final Reading of the bylaw be withheld pending the registration of a Section 219 covenant on 
the subject property. 

 
 
Respectfully submitted, 
 

 
 
Trevor Kushner, BA, DLGM, CLGA, PCAMP  
Interim Chief Administrative Officer 
 

BACKGROUND: 

The subject property is 0.74ha (1.81ac.) in size and is located on the edge of an established commercial area 
bounded by Ryan Road (north), Back Road (east), Tunner Drive (south) and Hunt Road (west). 

 

The development site is a vacant property vegetated with plum and hawthorne trees. A cherry tree and 
patches of red alders are established along the eastern property boundary and a cluster of western white 
pine trees, a protected tree species, is located within the City’s boulevard on the southeast edge of the 
property.   
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The property is situated within a mixed use neighbourhood on the edge of one of the City’s dominant 
commercial areas.  This neighbourhood is predominately occupied by commercial and retail businesses 
including day-cares, liquor stores, restaurants, veterinary and medical clinics, retail stores, financial 
institutions, professional offices, grocery stores and convenience stores.   

 

Lower density residential uses are established to the east and south of the property and Lawrence Burns 
Park, a City neighbourhood park, is located south at 480 Hunt Road.  More recently, a number of higher 
density multi-family developments have been approved in the surrounding area, including: a 79 unit 
apartment building at 911 Braidwood Road; a 160 unit retirement residence at 925 Braidwood Road; a 118 
unit rental apartment building at 1025 Ryan Road and a three storey apartment building containing 35 units 
of affordable rental housing at 811 Braidwood Road. BC Housing also operates the Washington Apartment 
building, southwest of the subject property.  

 

 
Figure 1: Subject Property and Context 

 
The City’s Official Community Plan (OCP) designates the property as “Commercial Shopping Centre”. The 
Commercial Shopping Centre land use designation is described as an area which functions as the major 
shopping centres for the region. This designation is intended primarily for larger format shopping centres 
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and “big box” style developments. However, there is recognition in the OCP that larger format shopping 
centres that are anchored by major retail stores (for example the Superstore at Washington Park Shopping 
Centre located at 757 Ryan Road) are often mixed with smaller retail stores and commercial businesses 
including financial institutions, offices, personal service uses and restaurants.  
 
The OCP encourages commercial infill in existing commercial areas and supports the intensification of 
commercial land rather than the designation of new commercial areas or extensions to commercial zoning 
along major routes. Also, the OCP encourages the development of a strong diversified commercial base 
that provides both employment and service opportunities. While the OCP supports commercial infill, other 
elements of the proposal including density, building height and site design are assessed on a case by case 
basis. The subject property is not subject to a Local Area Plan. 
 
The subject site is currently zoned Land Use Contract (LUC) and is not regulated by Zoning Bylaw No. 2500.  
Since 1976 the subject property has been subject to a LUC.  Similar to zoning, LUCs regulate land use, 
density, the siting of buildings and structures, building height and works and services. LUCs were a 
relatively popular regulatory tool from the 1960’s to the 1980’s when the Municipal Act allowed local 
governments to enter into LUCs as a regulatory tool similar to comprehensive development zones. In this 
case the LUC was intended to regulate an office development, subdivision layout and a cul-de-sac road 
extension.  The Provincial Government has mandated that all LUCs be terminated by 2024.  
 
Proposed is an amendment to the property’s zoning to facilitate the construction of a four storey, 93 unit 
hotel (Holiday Inn Express) and associated parking and landscaping. The hotel contains indoor amenity 
space including: an indoor swimming pool, fitness facility and a multi-purpose meeting room (containing 
approx. 100 seats). The hotel will include a breakfast bar that will supply limited prepared and pre-
packaged food items (i.e. yogurt, cereal, bagels, muffins, tea and coffee) and it is expected to provide 47 
local fulltime jobs. 
 
The applicant is proposing a comprehensive development zone (CD Zone) as none of the commercial zones 
in Zoning Bylaw No. 2500 permit the density or the specific development concept proposed by the applicant.   
 
Vehicular access to the site is restricted to Hunt Road a local City road with two lanes and a speed limit of 
50km/hr. Hunt Road/Tunner Drive form a side-street, stop controlled intersection with Ryan Road to the 
northwest and a side-street, stop sign controlled intersection with Back Road to the southeast. The City’s 
Transportation Master Plan identifies it as a collector road under the ‘Recommended Road Classification 
Scheme”. 
 
Ryan Road abuts the site’s northern property boundary and is a four-lane highway under the jurisdiction of 
the Ministry of Transportation and Infrastructure (MOTI). Back Road is a City collector road with two lanes.  
 
Based on the number of hotel units (93 units), the number of employees (47 employees) and the number 
of seats proposed for the meeting room (100 seats) 88 parking stalls are required for the development.  
The applicant is supplying 97 parking stalls, which exceeds the City’s bylaw requirement. The oversupply of 
parking has been justified through the project traffic engineer’s examination of the peak parking demand 
for the hotel based on trip generation data for a hotel. The Transportation Impact Study (TIS) indicates the 
hotel demands 60 to 93 parking stalls to meet peak parking demand ratios for operational purposes. Also 
parking is required for employees, hotel management and accessory uses including the meeting room 
(open for public use) located within the hotel.  
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To promote the utilization of electric vehicles (EV) within the City, the applicant has provided capacity for up 
to 10 EV charging stations in the parking area at the rear of the hotel within the eastern side yard. Tunner 
Drive is identified as a future street connection, which would include sidewalks and cycling facilities 
connecting Back Road to the Highway 19A Bypass.  
 
Should this link be possible and upon full build out of the cycling network, cyclists will have access to routes 
and other cycling corridors established throughout the City. It is expected that a majority of the trips patrons 
will make to and from the hotel will be by private vehicle or taxi, however, the applicant is accommodating 
alternative forms of transportation including through the provision of bicycle parking for hotel employees. 
Adjacent to the front entrance of the building a secure outdoor bicycle storage unit is being made available 
that will hold up to 12 bicycles and provides an electrical outlet for e-bike charging. Transit service is also 
available on Ryan Road and Back Road with stops approximately 175 metres from the site.  
 
Along the northern building façade adjacent to Ryan Road two loading stalls are provided for the delivery 
of goods and services.  
 
Users of the site will have access to internal pedestrian walkways separated from driving surfaces. These 
walkways are located around the perimeter of the hotel and along all building facades abutting parking areas. 
The walkways provide a safe and direct pedestrian connection from the hotel site to public City sidewalks 
along Ryan Road and in two locations along Hunt Road.  
 
Perimeter landscaping is provided along both road frontages, is located adjacent to the vehicle access along 
Hunt Road and is incorporated into and dispersed throughout the parking area.  The landscaping includes a 
mix of lawn areas and deciduous and coniferous trees and shrubs maintained through the use of a micro 
water irrigation system.  
 
Landscaping within parking areas has been designed to integrate rain gardens, break up large expanses of 
asphalt and create a visual buffer between the street and parking areas, where feasible.  
 
The applicant is proposing to rezone to a comprehensive development zone. The applicant’s plans for the 
property are summarized in Schedule No. 1. In addition to the Traffic Impact Study, the City has also been 
supplied with a Site Servicing Report, Tree Assessment and an Archeological Overview Assessment (AOA) for 
the proposal.  
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Figure 2: West Building Perspective (view from Hunt Road) 

 

 

 

 

 

 

       Figure 3: West Building Elevation (view from Hunt Road) 
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Figure 6: North Building Elevation (as seen from Ryan Road) 

Traffic Impact Study  

A Traffic Impact Study (TIS) was prepared for the proposed development which examined the following 
intersections.  
 

 Ryan Road / Back Road (signalized)  

 Ryan Road / Hunt Road (side-street stop-controlled)  

 Back Road / Tunner Drive (side-street stop-controlled)  

 Hunt Road / Site Access (side-street stop-controlled)  
 
A traffic analysis was conducted for the study area during the weekday AM (7:30am to 8:30am) and PM 
peak hour (3:30pm to 4:30pm), periods for three scenarios: existing conditions (2020), the opening year of 
the hotel (2022) and the opening year of the hotel plus ten years (2032). The TIS factors in trip estimates 
for newly approved developments located at 801 Ryan Road, 1025 Ryan Road and the retirement housing 
project approved at 911 Braidwood.  
 
The TIS is referenced in Attachment No. 4 and concludes that in 2022 the background traffic operations are 
expected to slightly deteriorate at the study intersections when compared to existing conditions (2020). 
However, movements at all study intersections are expected to continue operating at an acceptable LOS. 
With the addition of the development traffic, the northbound left-turn movement at Back Road / Ryan 
Road is expected to operate at LOS E in the PM peak hour scenario, however the development traffic does 
not contribute a significant amount of delay to this movement, as the background (without development 
traffic) conditions are expected to operate at the LOS D/E threshold. All other intersections are operating 
at an acceptable LOS.  
 
Under the 2032 background conditions, the eastbound left-turn, shared westbound through and right-turn, 
and northbound left-turn movements at Back Road / Ryan Road are expected to operate at LOS F in the PM 
peak hour. All other intersections operate at acceptable levels. With the addition of development traffic, 
these movements are expected to continue to operate at a similar LOS they were operating at in the 
background scenario during both peak hours. 
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Overall, the unacceptable future traffic operations at Ryan Road / Back Road are a result of background 
growth on the roadways and future developments in the area; the project site is expected to minimally 
impact the adjacent roadways.  
 
Further, the traffic engineer has confirmed that the Hunt Road sight access meets the stopping sight 
distance requirements for level roadways for the 50km//hr. design speed as outlined in Transportation 
Association of Canada’s (TAC’s) Geometric Design Guide for Canadian Roads (2017). 
 
Because several movements at Ryan Road / Back Road are anticipated to degrade to LOS F in the future 
(with or without the proposed development). The project’s traffic engineer has recommended the City and 
Ministry of Transportation consider the following mitigation options to help alleviate this expected 
congestion: 
 

 Optimizing the signal timing plans; 

 Providing a southbound right-turn lane; 

 Adding an additional northbound left-turn lane; and, 

 Widening Ryan Road to accommodate three travel lanes (eastbound and westbound). 
 
Regarding the Back Road / Tunner Drive intersection, the northbound approach at Back Road / Tunner 
Drive is expected to degrade to LOS D in the 2032 PM peak hour scenario with the addition of development 
traffic.  
 
The traffic engineer is not recommending this intersection be upgraded but rather has recommended that 
Back Road / Tunner Drive should be monitored in the future to determine if LOS has further deteriorated. 
As the northbound approach LOS deteriorates, it is expected that drivers will adjust accordingly upon 
observing the northbound queues and utilize the Hunt Road/Ryan Road intersection. 
 
Zoning Review 
The proposed development requires a zoning bylaw amendment to replace the current land use contract. 
Table No. 1 below summarizes the proposal relative to the existing LUC zone, as well as the Commercial 2A 
Zone (C-2A Zone) a commercial zone that permits hotels and is located within the immediate area.  
 

 Current Zone  
(LUC) 

C-2A Zone (comparable zone) Proposed CD Zone  

Permitted 
Uses 

Limited to office use, 
school use, medical and 
dental clinic and studio 
use (artist, display, 
recording, radio and 
television). 
 
*Hotel use is not a 
permitted use  

Hotel  Hotel  

Density 
 

Not Applicable Floor Area Ratio: 
0.60 

Floor Area Ratio: 
0.71 

Lot Coverage  35% Not applicable 
 

18.1 %  
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Useable Open 
Space 

Not applicable Not applicable  
 
 

Not applicable  
 
 
 

Front Yard 
Setback  
(Tunner Drive )  
 

Not less than 7.6m  
 
If adjoins a public road 
(other than Ryan Road) 
4.5m  
 

7.5m 
 
 
 
 
 
 
 
 

48.81m 
 

Rear Yard 
Setback 
(Ryan Road) 
 

6.0m 
 
9m (if building adjoins a 
residential development): 

4.5m (for a one storey building) 
7.5m (for a two storey building)  

16.41m  (building exceeds 
two stories and is four 
stories in height) 
 
 
 

Side Yard 
Setback  
(adjacent to 
the single 
family homes 
on Back Road) 

6.0m No side yard  
 
If building adjoins a residential 
zone without the intervention of a 
street or lane: 
4.5m (for a one storey building) 
7.5m (for a two storey building) 
4.5m if side yard flanks a street  

14.98m 
(building exceeds one storey 
and is four storeys in height) 

Side Yard 
(adjacent to 
Hunt Road) 

7.6m (if flanks a street) No side yard  
 
If building adjoins a residential 
zone without the intervention of a 
street or lane: 
4.5m (for a one storey building) 
7.5m (for a two storey building) 
4.5m if side yard flanks a street  

5.60m (measured to 
overhang of front entrance 
canopy) 
(building exceeds one storey 
and is four storeys in height) 

Building 
Height  

6.1m 9.14m 
 
 

14.21m 
(proposed four storey 
building) 
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Parking Base 
Requirements 
 
 
 
 
 
 
 
 
 
 
 
 
 
Loading Stalls  
 

Not Applicable  
*Hotel is not a permitted 
use  
 
 
 
 
 
 
 
 
 
 
 
 
1 stall per 1858m² 
of floor area  
(2 stalls) 

Hotel  
1 space per 2 hotel units  
1 stall per 2 employees  -  
1 stall per 6 seats for accessory 
uses  
 
Hotel Units – 47 stalls  
Employee Use   - 24 stalls  
Meeting Room (100 seats) -17 
stalls  
 
 
Total Required: 88 stalls  
 
 
1 stall per 1850m² 
of floor area  
(2 stalls) 
 
 
 
 

Hotel  
1 space per every 2 hotel 
units 
1 space per 2 employees  
1 stall per 6 seats for 
accessory uses  
 
Hotel Units – 47 stalls  
Employee Use  - 24 stalls  
Meeting Room (100 seats) – 
17 stalls  
 
Total Required: 88 stalls 
 
 
1 stall per 1850m² 
of floor area  
(2 stalls) 
 

Landscape 
Buffering 
 
 
 
 
 
 

Front Yard Only 
4.5m (all other roads) 
9.0m (if front is Ryan 
Road) 
 
 
 
 

4.5m (all other roads) 
7.5m (Ryan Road) 

Ranges from 0 m to 3.83m 
(Tunner Drive) 
Ranges from 0m to 6.25m 
(Hunt Road) 
7.01m (Ryan Road) 
3.95m (East Side Yard 
Adjacent to Residential Use) 

Table No 1: Zoning Comparison  

Compared to the current LUC zone, the proposal seeks to add hotel as a permitted use on the property as 
well as an increase in density and building height. 
 
The C-2A zone is a commercial zone typically used for hotels and other commercial developments in the 
immediate area. Compared to the C-2A zone the proposed CD zone seeks an increase in building height, 
density as well as reductions in landscape buffering along Hunt Road, Ryan Road and Tunner Drive. 
 

DISCUSSION:  

Both the RGS and OCP support new developments that provide a diversity of housing and employment 
opportunities. Both plans promote commercial infill and densification as opposed to considering new land 
for commercial development.  
 
Policy goals within the RGS and the OCP include business retention, attracting new business and 
investment and supporting a strong, diversified commercial base which provides employment and service 
opportunities. 
 
Regarding site and building design, the OCP contains guidelines that encourage the character of new 
commercial developments to be compatible with neighboring developments and land uses.  
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In assessing this proposal four key themes emerged to guide the evaluation of the proposal:  
1. Land Use Compatibility; 
2. Local Economic Development and Employment;  
3. Use of Existing Infrastructure; and,  
4. Building and Site Design  

 

Land Use Compatibility  
The subject property is situated adjacent to a mix of land uses as shown in Figure 8 below. Lands to the 
immediate west along Hunt Road and lands to the north across Ryan Road support a number of 
commercial uses including a post office, casino, offices, a day-care, a taxi company, restaurant use and a 
veterinary clinic. 
 
The subject property represents the transition between the Lower Ryan Road commercial node and single 
family residential uses fronting Back Road to the east and along Tunner Driver to the south.  The single 
family neighbourhood established south of Lawrence Burns Park (along Chaster Road and Williams Road) is 
buffered from the commercial uses along Tunner Drive by City parkland. 
 
The most sensitive surrounding land use is the single family homes immediately east of the proposal. The 
single family residences that front Back Road have rear yard building setbacks that range from 9m to 16m 
and the hotel is setback 14.98m from the east property boundary, this provides approximately 24m to 30m 
of buffering between the hotel building and the rear facades of the single family homes.   

 

 

 

 

 

 

 

 

 

 

 

 

Figure No. 8: Subject Property and Surrounding Land Use 

The eastern building façade of the hotel adjacent to the residences has many windows and doorways. To 
mitigate privacy impacts and overlook on adjacent residential properties, the applicant has proposed a 
setback that is larger than what is required in similar commercial zones when commercial buildings are 
sited adjacent to residential zones (this includes the MU-2, C-2, C-2A and CD-1C zones). In addition to the 
larger building setback, the applicant is providing landscape buffering 3.95m in width along the east 
property boundary including a hedge of fast growing trees (Leyland Cypress trees) and 6.0 ft. high cedar 
fencing.  
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Economic Development and Employment  
 

The RGS states the City shall develop and grow consistent with its function as the Comox Valley’s largest 
urban area and that new developments should provide for a wide diversity of housing and employment 
opportunities and highest densities in the Valley.  
 
The OCP’s vision includes the City of Courtenay as the centre of commerce for the Comox Valley. This is 
supported through the designation of five commercial areas in the City and through the densification of 
commercial areas.  
 
One of the goals of the OCP is to achieve a strong local economy. The hotel development will attract a 
number of new visitors to the City who will spend locally and generate additional revenue for local 
businesses such as the restaurants and local retail shops located in the immediate area.  
 
The proposal is consistent with the policies in the RGS and OCP. Hotels boost local economies by bringing 
jobs to the area. It is estimated this proposal will create over 100 new jobs during construction and when 
the hotel is operational. The applicant expects that 117 direct and indirect jobs will be provided with the 
development including 47 permanent local jobs. Direct jobs include employment related to the operations 
of the hotel (i.e. hotel employees and staff) and indirect jobs include other employment opportunities 
generated by local businesses that supply goods and services to the hotel, for example, local food and 
beverage companies and restaurant suppliers, companies that supply hotel room related goods and 
services (i.e. housekeeping supplies, room amenities), telecommunication vendors (internet, cable) and 
utility companies. 

 

Creating employment opportunities helps build complete communities and creates a self-supporting local 
economy. The development site is located in a compact neighborhood surrounded by a mix of commercial 
and low and high density residential developments. By providing jobs within the existing neighborhood 
residents can live and work in their neighborhoods, reducing the distance residents have to travel to work. 
Reducing distances residents have to travel to their workplace reduces overall automobile use and traffic 
congestion, promotes opportunities for active forms of transportation (walking, cycling) produces better 
air quality and reduces urban expansion into fringe areas of the City.  

 
Planning Staff consulted Comox Valley Economic Development Society (CVEDS) to determine if they 
collected hotel vacancy rates for the Valley or for the City. Staff were advised this data is not available. 
According to the applicant’s economic impact overview the last hotel built in the City was the Bayview 
Hotel (formerly a Holiday Inn Express constructed in 2007) and although 2020 has provided a significant 
economic short term challenge to tourism, the hotel industry is forecasting a 5.1% increase in 2021, with a 
full recovery by 2023 (as seen in Attachment No. 8). 
 
Use of Existing Infrastructure  
Infill development in serviced areas of the City is encouraged by the OCP and is a goal of the RGS. 
Approving developments that intensify existing commercial neighbourhoods and promote infill on 
underutilized sites, such as the subject property is beneficial in that it directs growth to areas where 
infrastructure and utilities are already in place. This reduces both the City’s and ultimately the community’s 
cost in providing and maintaining new services (road, service infrastructure, and facilities) associated with 
sprawl development.  
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A recent capacity assessment concluded that the existing water and sanitary sewer capacity is adequate to 
service the proposed development.  
 
Site and Building Design  
The development includes one four storey commercial building providing 93 hotel rooms, a meeting room, 
fitness facility, indoor pool and parking and landscaping. 
 
The proposed building is orientated towards Hunt Road and has a contemporary modern design finished 
with a combination of materials including vertical fibre cement siding, stone cladding and glass. To create 
visual interest, large expanses of glazing (with panels) have been incorporated into building facades, 
projections (awnings) have been placed over exterior doorways and a varied colour palette is being utilized 
on exterior walls.   
 
Both the building facades and roofline are articulated to break up the overall box-like appearance of the 
building. Building façades have been stepped and articulated with variations in materials and colors and 
the roofline has been articulated with parapets that sit at slightly different elevations. To provide an 
attractive appearance, all building facades visible from street include the same level of architectural 
detailing. 
 
Weather protection for pedestrians is provided through a large canopy situated over the front entryway of 
the hotel and awnings placed over exterior doorways.  
 
The site has been designed to prioritize the pedestrian environment through the provision of a continuous 
walkways around the perimeter of the building. Pedestrian walkways are separated from driving surfaces 
and provide direct connectivity from the hotel to adjacent parking areas and public sidewalks along Ryan 
Road and Hunt Road (in two separate locations).  
 
The site has an established internal roadway for the safe movement of vehicles. The proposal includes new 
parking areas situated in the west, east and front yards and all stalls are accessed from the internal 
roadway. Where feasible, parking areas have been screened from roadways by landscaping and landscaped 
planters have been incorporated at the ends of parking aisles   
 
All outdoor lighting will be full-cut off/flat lens and exterior lighting along walkways, in the parking areas 
and on the exterior of the building will be appropriately shielded to reduce glare on neighboring and 
adjacent properties. Also, development signage will be required to meet the City’s sign bylaw requirements 
and will be processed under a separate sign permit.  
 
The hotel is adjacent to the rear yards of the single family homes that front Back Road. To reduce the 
impact that the building has on the adjacent residences, the hotel has been setback 14.98m from the rear 
property boundaries of the adjacent dwellings. This is nearly double the distance required in other 
commercial zones that permit hotel as a use (with the average setback ranging between 6.0m and 7.5m).  
 
The site has been designed to reduce the impact of the building on the residential properties to the north by 
sliding the building towards Hunt Road. This has enabled the inclusion of a 3.95 m wide landscaped buffer.  
The entire length of the east property line will be a 2.0m (6.0 ft.) decorative cedar panel fence and a hedge 
of 44 10 foot tall Leyland Cypress trees will be planted to provide visual and noise buffering from the hotel 
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building. The proposed tree species is fast and reported to grow at 1 meter/ year which has been confirmed 
by a Landscape Architect (as seen in Attachment No. 3) 
 
Based on the plans submitted in support of the rezoning proposal, this building and site design is generally 
consistent with the direction established in the Commercial Development Permit Guidelines.   
 
Form and Character Development Permit 
Subsequent to rezoning, the development will require a development permit.  As this development will 
contain no variances due to the use of the CD zone, this will be considered administratively.   
 
Tree Cutting Permit   
A tree assessment by an Arborist was provided in support of the proposal. Trees that were measured to be 
larger than 20cm diameter at breast height include three red alder trees and a cherry tree. The alder trees 
are not deemed suitable for retention because they conflict with planned infrastructure for the site. One 
cherry tree will be retained close to the east property line as the applicant has provided a sufficient width in 
the landscape buffer (3.95m) to provide the recommended root protection zone for the tree, which is 3.12m. 
 
Seven trees were identified on City land in the road right-of-way of Tunner Drive, four western white pine (a 
protected tree species) and three red alder trees. The western white pine trees have been deemed to be 
suitable for retention. To protect and preserve the trees, the eastern access to the site off Tunner Drive has 
been eliminated as the proposed driveway location directly conflicted with the root protection zones of 
these trees. The three red alder trees within the City right-of way are young and are also being retained.  
 
The applicant will be required to apply for and obtain an approved tree cutting permit from the City prior to 
any development or construction activities taking place on the property. 
 
Partnership Opportunity with Project Watershed 
Currently the subject property is vegetated with a variety of native trees and shrubs of various size and age, 
particularly Black Hawthorn. During the application referral process, the Comox Valley Land Trust (CVLT) 
identified a community partnership opportunity between Project Watershed and the property owner. With 
support from the City of Courtenay the CVLT identified an opportunity for Project Watershed/Developer to 
work in partnership in the pre-site clearing stage of planning to salvage specific trees/shrubs for habitat 
restoration projects in close proximity to the development. 
 
The property owner has invited Project Watershed to access to site to remove key native species off the 
parcel prior to development .The owner has indicated that they have attended the site and this work has 
been completed . 
 
FINANCIAL IMPLICATIONS: 
The development is subject to City and Comox Valley Regional District Development Cost Charges.  
 
ADMINISTRATIVE IMPLICATIONS:    
Processing zoning bylaw amendments is a statutory component of the corporate work plan. Staff has spent 
55 hours processing and reviewing this application, conducting a site visit and communicating with the 
applicant to request additional information.  
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Should the proposed bylaws receive First and Second Readings, staff will spend an additional five hours in 
preparation for the public hearing, preparation of the covenant, final reading of the bylaw, and updating the 
bylaws and maps. 
 
ASSET MANAGEMENT IMPLICATIONS: 
The City will inherit new road infrastructure (curb, gutter, road pavement and sidewalk). With this proposal 
road improvements will be made along Tunner Drive including pavement widening and the installation of 
barrier curbs and catch basins and signage.  Approximately 50m of pavement and sidewalk along Hunt Road 
(close to Ryan Road) will be removed and replaced as it lacks a curb and is in poor condition, pavement 
markings will be reinstated at this location. New curb and sidewalk will also be installed towards the 
intersection of Tunner Dive where curb and sidewalk currently terminate. The existing driveway letdown on 
Hunt Road will be replaced with new curb and gutter and a new driveway letdown will be installed. Damaged 
sidewalk panels along the Ryan Road Frontage will also be replaced.  
 
With this proposal new service infrastructure (water, sanitary and storm) will be installed and built to current 
City standards. 
 
These will be incorporated to the City’s asset registers for ongoing maintenance.  
 
2019 – 2022 STRATEGIC PRIORITIES REFERENCE: 
 Communicate appropriately with our community in all decisions we make 
 Support actions to address Climate Change mitigation and adaptation 
 Explore opportunities for Electric Vehicle Charging Stations 
 
 
OFFICIAL COMMUNITY PLAN REFERENCE:    
Official Community Plan  
 
3.1 Growth Management: 
3.1.2 Goals 

1. provide for managed growth 
2. ensure equitable taxation for services provided and received 
3. support efficient infrastructure development 

 
3.1.3 Policies  

7. Position itself as the regional commerce centre of the Comox Valley promoting new and existing 
industries to expand economic opportunities for growth and development within the municipal 
boundaries. 

  
3.2 Regional Context Statement  
3.2.2 Goals 

Goal 3: Local Economic Development 
 

Achieve a sustainable, resilient and dynamic local economy that supports Comox Valley businesses 
and the region’s entrepreneurial spirit.  

 
4.2 Commercial 
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4.2.2 Goals 
 
1. utilize existing services and designated lands prior to consideration of new commercial areas. 

3. encourage a high standard of development to enhance the design of the city and streetscape through 
the issuance of Development Permits for all commercial developments. 

4. support a strong, diversified commercial base within municipal boundaries which will provide 
employment and service opportunities. 

 
4.2.3 Policies 
 
The designation of new or the extension of commercial zoning along major routes within the City is not 
supported. The City supports more intensive utilization of existing serviced land and existing commercial 
space prior to outward expansion. 
 

1. Shopping Centres function as the major shopping centres for the region. They are or can be  
expected to be anchored by major retailers, with a mix of smaller retailers. 

 

Council will support the provision of a wide range of retail areas, limited office and personal  
service areas including restaurants. 

 
REGIONAL GROWTH STRATEGY REFERENCE: 
The development proposal is consistent with the RGS goal (XXXX) “to encourage expansion of the 
 
Part 3: Regional Policies 
3.2 Policy Areas 
 
Goal 3:  Local Economic Development: Achieve a sustainable, resilient and dynamic local economy that 
supports Comox Valley businesses and the region’s entrepreneurial spirit. 
 
Objective 3-A: support local business retention, development and investment. 
 

3-A Create a positive business-environment that helps to support and retain existing businesses and 
attracts new businesses and investment 
 

3A-1Encourage responsible expansion of the economic base of the Comox Valley the intent of enhancing 
wealth and employment opportunities 
 
Objective 3-B: Increase regional job base. 
 
3B-8 Investigate opportunities to support the expansion of regional employment where proposals are 
consistent with the policies of the RGS. 
 
3B-9 Encourage tourism, including cultural and eco-tourism opportunities, within the Comox Valley. 
 
3-D: Promote designated Town Centres as regional employment centres. 
 
3D-1 Update OCPs and implement zoning that supports intensification of mixed-use office, retail and other 
commercial employment activities in designated Town Centres located within Core Settlement Areas.  
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3D-2 Retain and attract new businesses, investment and employment in designated Town Centres located 
within Core Settlement Areas. 
 
4.4 Growth Management Principles 
 

14. Promote and support the overall economic viability of the municipal areas so that they can continue to 
provide primary base for residential, commercial and institutional activities. 
 
Objective 5-A: Promote water conservation and efficiency throughout the Comox Valley. 

5A-1 The majority of growth should be focused in Core Settlement Areas where appropriate 
publicly owned water servicing systems already exists. 

 
Objective 5-D: Encourage sewage management approaches and technologies that respond to public  
health needs and maximize existing infrastructure. 

5D-1 The majority of growth should be focused in Core Settlement Areas where appropriate sewer 
servicing already exists. 

 

CITIZEN/PUBLIC ENGAGEMENT: 

Staff will “Consult” the public based on the IAP2 Spectrum of Public Participation:  

 

Should Zoning Amendment Bylaw No. 2994 and receive First and Second Readings, a statutory public hearing 
will be held to obtain public feedback in accordance with the Local Government Act.  
 
The applicant mailed out a public information meeting package on April 21, 2020 to adjacent property 
owners and occupiers within 100m of the property, this included a combination of 105 households and 
commercial businesses.  The notice contained details about the Zoning Amendment, the proposed zoning 
and density and contact information for the applicant.  
 
Six comments were received for this proposal from the public mail out. The applicant prepared a written 
response to all of the members of the public who provided comments on the application. The applicant’s 
mail out letter, public comments received and the applicant’s letter of responses to the public are provided 
in Attachment No. 6. 
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OPTIONS: 

OPTION 1:  (Recommended) 

That based on the February 1st, 2021 staff report entitled “Zoning Amendment Bylaw No. 
2994 -310 Hunt Road” Council approve OPTION 1 and complete the following steps:  

1. That Council give First and Second Reading to “Zoning Amendment Bylaw No. 2994” to 
create a new CD-31 Zone and rezone the property legally described as legally described as 
Lot A, Section 14, Comox District, Plan EPP101533 VIP74579 from LUC to CD-31; 

2. That Council direct staff to schedule and advertise a statutory Public Hearing with respect to 
the above referenced bylaw; and 

3. That Final Reading of the bylaw be withheld pending the registration of a Section 219 
covenant on the subject property. 

 
OPTION 2:    That based on the February 1st, 2021 staff report entitled “Zoning Amendment Bylaw No. 

2994 -310 Hunt Road” Council considers Zoning Amendment Bylaw No 2994, 2020 
consistent with the City’s Official Community Plan; and, 

That Council approved OPTION 2 and waives the Public Hearing with respect to Zoning 
Amendment Bylaw No 2994, 2020 pursuant to Section 464 (2) of the Local Government Act 
and directs staff to give notice of the waiver of the public hearing pursuant to Section 467 
of the Local Government Act in advance of consideration of 3rd Reading of the bylaw.  

 

OPTION 3:   That Council postpone consideration of Zoning Amendment Bylaw No. 2994 with a request 
for more information. 

OPTION 4:   That Council not proceed with Zoning Amendment No. 2994. 

 

Prepared by:  

 

 

Dana Beatson   
Planner II                           
 

 

Reviewed by: 

 

Matthew Fitzgerald, RPP, MCIP  
Manager of Development Planning  

 

Concurrence by  

 

 

 

Ian Buck RPP, MCIP 
Director of Development Services                           

 

Concurrence by: 

 

 
Trevor Kushner, BA, DLGM, CLGA, PCAMP 
Interim Chief Administrative Officer 
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Attachments: 

1. Schedule No. 1 – Applicant’s Development Summary 
2. Schedule No. 2 – Architectural Submissions 
3. Schedule No. 3- Arborist Letter: Landscaping for Eastern Side Yard 
4. Schedule No. 4 – Traffic Impact Study  
5. Schedule No. 5 – Tree Assessment  
6.  Schedule No. 6 – Public Information Meeting Notice, Responses provided by the applicant and 

Public Comments   
7. Schedule No. 7- Sustainability Evaluation Checklist 
8. Schedule No. 8 – Economic Impact Overview  
9. Schedule No. 9 – Draft Zoning Amendment Bylaw No. 2994 
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Schedule No. 1: Applicants Development Summary 
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Schedule No. 2 – Architectural Submissions 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Site and Parking Plan 
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Site and Parking Plan 
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Landscape Plan 
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Landscape Planting Plan  
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North and South 

Building Elevations  
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East and West 

Building Elevations  
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Schedule No. 3 – Arborist Letter 
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Schedule No. 4 – Traffic Impact Study 

 

The Traffic Impact Study can be found at the following link:  

https://prospero.courtenay.ca/TempestLive/ourcity/Prospero/Details.aspx?folderNumber=RZ000042 
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Schedule No. 5 – Tree Assessment 

 

The Tree Assessment can be found at the following link: 

https://prospero.courtenay.ca/TempestLive/ourcity/Prospero/Details.aspx?folderNumber=RZ000042 
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Schedule No. 6 
   Public Information Meeting Notice,  

Public Comments and 
Responses provided by the 
Applicant 
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Applicant’s Letter of Response to Public Comments 
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Schedule No. 7- Sustainability Evaluation Checklist 
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Schedule No. 8 – Economic Impact Overview  
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Schedule No. 9 – Draft Zoning Amendment Bylaw No. 2994 
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